COASTAL PLAN

\

intormation 1
Center

SANTA BARBARA COUN

oastal Zone

COASTAL ZONE
INFORMATION CENTER

1980

) REUNDNNESAN YL
nz g / ﬂr/”'///o,/’/ .mu../....,...b

ot
NN
W
Nty )
Y "
W . /
Wi 1
0
Y/
4]
" W K
2PV r
. ALY TSRS Bl N =
. A AN P ’ // /4,
OB
N N l
A 7% AN EALg 3
\ I i " 5 \ A vt
RARY . ST
Ay x = AN AV
MISAVS ¥ | TEHAY g 1 by N
i s AR X . \
- ' : .
.II 3 Y An =7 rv. \ \
N . =X ' ) ; A
N LIS L ALY X \
, : \Vas
AR U=
S ; N e
0 1 *

KJANUARY




393,253 [q%0

SANTA BARBARA COUNTY

COASTAL PLAN,

“JANUARY 1980

This plan was prepared with financial assistance from the
Office of Coastal Zone Management, National Oceanic and
Atmospheric Administration, under the provisions of the Fed-
eral Coastal Zone Management Act of 1972. :

Planning Department
123 E. Anapamu Street
Santa Barbara, CA 93101



- COUNTY OF SANTA BARBARA

Board of Supervisors

David Yager, First District .
Robert E. Kallman, Second District
William B. Wallace, Third District
Robert Hedlund, Fourth District
Harrell Fletcher, Fifth District

Planning Commission

Joan Wells, First District

Ted H. Gates, Second District
Jo Anne Yokota, Third District
Art Hibbits, Fourth District
Darwin E. Sainz, Fifth District

Planning Department

Britt A. Johnson, Planning Director

Project Staff

Kirvil Skinnarland, Project Director
Ruth Ann Collins : '

Paul M. Relis

Susan Van Atta

Gene Bazan

Gregg Kantor

Kimberly Schizas.

Support Staff

Dorothy Capes
Don Krueger
Jose Manzo

Photography
A1l photographs©1978 Ron ‘.Morgan

Front Cover Drawing

Lencho Auchstetter

ACKNOWLEDGEMENTS

We wish to extend our grateful appreciation to the many individuals
and organizations who contributed their time and expertise to the develop-

ment of this plan.

|
, R TR I T I N I B = .

N



R - EE .

"TABLE OF CONTENTS

Chapter 1:
. History
Goals, Pr1or1t1es and Pol1c1es

1.1

1.2

1.3
Chapter 2:
2.1

2.2

2.3

2.4
Chapter 3:
3.1

3.2
3.3
3.4
3.5

3.6

3.7

3.8
3.9
3,10
3.1

Chapter 4:

4.1
4,2
4,3
4.4
4,5
4.6
4,7
4.8

The Coastal Act

Implementation -
-The Local CoaSta1 Program (LCP)

"The Coastal Zone in Santa Barbara County

The LCP Planning Process
The Land Use Plan
The'Land Use Plan Maps -

The Resource Protect1on and Development Policies

Introduction
Development
Hazards

V1sua1 Resources
Housing

Industrial and Energy Development

Coastal Access .and Recreation '
Agr1cu1ture

Env1ronmenta11y Sensitive Habitat Areas

Archaeological and Historical. Resources
Air Quality
The Planning Areas

Introduction

Carpinteria Valley
Summerland
Montecito .

Goleta

Gaviota Coast
North Coast

The Chanhel Islands

139

Page

6

- ;

9
1

12

14

23
33
38
46
76

100

13

143

145

146

171
179
187
206
217

226



Appendix A
Appendix B
Appendix C
Appendix D
Appendix E

_Definitidnsr o ,

Land Use Classification Definitions
References -
Service System Data -

~Buildout Projections °

- Page

B-1

C-1.

D-1
E-1



. . .

RESOLUTION OF THE BOARD OF SUPERVISORS OF THE
COUNTY OF SANTA BARBARA, STATE OF CALIFORNIA

IN THE MATTER OF APPROVING AND AUTHORIZING) _

SUBMITTAL OF A PROPOSED LAND USE PLAN FOR ) : » '
THE- UNINCORPORATED COASTAL ZONE OF SANTA ) RESOLUTION NO. 80-12 -
BARBARA COUNTY PURSUANT TO THE CALIFORNIA )

COASTAL ACT OF 1976 _

WITH REFERENCE T0 THE FOLLOWING:
A. The County of Santa Barbara has prepared a land use pTan 1nc1ud1ng text and

maps for its coastal zone 1n accordance with the California.Coastal Act of 1976

(Pub. Res. C.3 30000 and following).

B. After numerous public workshops and meétings and duly advgrtised public
hearings before the Planning Commission and.Board of Supervisors, the land Qse plan
was considered and acted upon by the Planning Commission and Boérd of Supervisors. -

C. The land use plan is intended to-impJement at the. Tocal Tevel the prov1510n§
of the Coastal Act of 1976. | ‘

NOW, THEREFORE, IT IS HEREBY RESOLVED as follows: | | ,

1. The above recitations are true and correct. -

2, This.Board hereby adopts pursuant to Government Code § 65303(k) the local_
coastal element, thé land use plan of the Locai Coastal Program (LCP),consisting of
a text and land use (7) and resource {14) maps Snd certifies:that it is thé intention
of theBoard to carry out the provisions of this land use plan. _ ‘

3. The Board hereby directs the LCP staff to submit this land use plan tb the
South Cenfral Regional Coastal Commission and the California Coastal Commission fof
rev{ew and certification and authorizes Kirvil Skinnarland, LCP Projeéf Director, to
represenf the County at all meétings,and heérings in reference to this 1ahd‘use'p1an.

Passed and adopted this _7th day of January 1980 by the Board of Supe?visors,

County of Santa Barbara, State of California, by the fo11awing vote:

AYES . ‘David M. Yager, Robert E. Kallman, William B. Wallace,
Robert L. Hedlund and Harrell Fletcher .
NOES: None

ABSENT:_ None :
ATTEST: | MM‘
, airman, Board of SUPErvisors

HOWARD C. MENZEL

County Clerk-Recorder ) vAPPROVED AS TO FORM:
' . GEORGE P. KADING

By -ji ..;:;i ) }
eputy County ounse




CHAPTER 1:

~ THE COASTAL ACT



11 HISTORY

_ Historically, land use in the California coastal zone has been regu-
lated by local governments under the provisions of State Planning and
Zoning Law. This enabling 1egislation mandates local governments to
prepare general plans and zoning to ensure orderly physical growth and
development within their jurisdictions as we]l as the protection of public
health, safety, and welfare. .

Traditional local control over regulation of land use in the coastal
zone was substantially modified with the passage of The California Coastal
-Zone Conservation Act (Proposition 20) by the voters of California on
November 7, 1972. The forces leading to the passage of this landmark
initiative were complex. The key factor, however, was the visible deteri-
oration of the coastal environment due tovincreasing development pressures
from a growing population. Under Proposition 20, the California Coastal
Zone Conservation Commission and six Regional Coastal Commissions were
created and given a dual mandate of preparing a statewide "comprehensive
.enforceable plan for the orderly, long-range conservation and management of
the coast" and regulating development while this plan was being prepared.
From 1973 to 1975, the Coastal Commissions, both regional and state, held
literally hundreds of hearings on the evolving plan. The California
Coastal Plan was submitted to the legislature on December 1, 1975. During
the 1976 legislative session, several coastal bills were introduced, all.
~modifying to some extent the Coastal Plan. By the summer of 1976, SB 1277,
the California Coastal Act emerged from both houses as the basis of -
California's Coastal Zone Management Program. SB 1277 was amended by a
“trailer bill, AB 2948, which was .itself amended by AB 400. On January 1,

- 1977, the. Coastal Act -and other legisiation came into effect, estab11sh1ng

a permanent coastal management program for California. =



1.2 GOALS, PRIORITIES, AND POLICIES

In enacting the Coastal Act, the Tegislature established the following
goals for future activity in the coastal zone:

(a) Protect, maintain and, where feasible, enhance and restore the
: ~overall quality of the coastal zone environment and its natural
and man-made resources.

(b) Assure orderly, balanced utilization and conservation .of coastal
~zone resources taking into account the social and economic needs
of the people of the state.

(c) Maximize public access to and along the coast and maximize public
recreational opportunities in the coastal zone consistent with
sound resources conservation principles and constitutionally
protected rights of private property owners.

(d)- Assure priority for coastalfdépendent development over other
development on the coast.

(e) Encourage state and local initiatives and cooperation in prepar-
ing procedures to implement coordinated planning and deve]opment
for mutually beneficial uses, 1nc1ud1ng educational uses, in the
coastal zone.

The heart of the Coastal Act is found in Chapter 3, the Coastal _
Resources Planning and Management Policies. These policies constitute the
standards that local plans must meet in order to be certified by the state
as well as the yardstick.for evaluating proposed developments within the
coastal zone. Topics covered by coastal policies include: beach access,
low and moderate income housing, recreation, marine environment, environ-
mentally sensitive habitat areas, agriculture, visual resources, and
coastal dependent energy and .industrial development. In essence, these

- policies are the rules for future growth and development in the coastal
zone.

The Act also attempts to establish a framework for resolving conflicts
among competing uses for limited coastal lands. .The policies which spell
out priority uses constitute this framework. The Coastal Act places as its
highest priority the preservation and protection of natural resources
including environmentally sensitive habitat areas (i.e., wetlands, dunes),
and prime agricultural lands. In the case of habitat areas, only uses
dependent on these resources are allowed within such areas. For agricul-
tural land, the intent of the Act is to keep the maximum amount of prime
land in production. On lands not suited for agr1cu1tUra1 use, coastal
dependent development (i.e., deve]opment that requires a site on or
adjacent to the sea to be able to function at all) has the highest
priority. Public recreational uses have priority on coastal sites which
are not habitat areas and.not:needed for coastal dependent uses.. For sites

o



that are not reserved for habitat preservation, agriculture, coastal
dependent uses, or public recreation, private development is permitted.

- However, visitor-serving commercial recreation has priority over private -
res1dent1a1 general industrial and.general commercial development. These
priorities must be reflected in the land use p]ans prepared by local
goverments. - : . _ ,



1.3 H\/IPLEMENTATION

‘ Each of the 15 counties and 53 cities along the California coast is
required by the Coastal Act to prepare a Local Coastal Program (LCP). The

" LCP consists of "a local government's land use plans, zoning ordinances,

zoning district maps, and implementing actions which, when taken together,
meet the requirements of, and implement the provisions and policies of (the
Coastal Act) at the local level." (30108.6) The land use plan means the
“relevant portions of a local government's general plan, or Tocal coastal
element, which are sufficiently detailed to indicate the kinds, location,
and intensity of land uses, the applicable resource protection and
development policies and, where necessary, a listing of implementing _
actions.”" (30108.5) The zoning ordinances and distict maps are the legal
tools for implementing the land use plan. The Coastal Act also requires
each LCP to "contain a specific public access component to assure that
maximum access to the coast and public recreation areas is provided."
(30500(a)) In addition, the local land use plans are required to consider
uses of more than local importance. (30501(c)) As noted in the LCP
Regulations,* such uses generally include: (1) state and federal parks and
recreation areas and other recreational facilities of regional or statewide
significance; (2) military and national defense installations; (3) major ‘
energy facilities; (4) state and federal highways and other transportation
facilities (e.g., railroads and a1rports) or public works facilities (e.g.,"

~ water supply or sewer systems) serving larger-than-local needs; (5) general

cargo ports and commercial fishing facilities; (6) state colleges and -
universities; and (7) uses of larger-than-local importance, such as coastal

agriculture, fisheries, wildlife habitats, or uses that maximize public

access to the coast, such as accessways, visitor- -serving developments, as

‘ ~generally referenced in the findings,- declarations, and policies of the

California Coastal Act of 1976.

"~ The land use plans and zoh1hg, after receiving local review and
approval, must be submitted to the Regional and State Coastal Commissions.

~ ‘The Commissions must make the finding that the land use plan is consistent
-with the policies of Chapter 3 of the Act. The zoning and implementing

ordinances are then reviewed to determ1ne conformance with the approved
land use plan. :

) After certification of the land use plan and zoning components of the
LCP, the review authority for new development within the coastal zone,
which is now vested in the Coastal Commission, will be returned to local
government. The local government, in issuing coastal deve]opment perm1ts
after certification, must make the finding that the development is in
conformity with the approved LCP. Any amendments to a cert1f1ed LCP will
have to be approved by the State Coasta1 Commission. '

*_CP Regulatibns; adopted by the Coasfa] Commission on May 17, 1977.



After certification of the LCP's, the Regional Coastal Commissions
will be phased out.. The State Coastal Commission will, however, continue
to exercise perm1t jurisdiction over certain kinds of development (i.e.,
development in the State T1delands), and will continue to hear appeals and
review amendments to certified LCP's. Only certain kinds of developments
' can]be appealed after a local government's LCP has been certified; these
include:

(1) Developments approved by the local government between the sea and
‘ the first public road paralleling the sea or within 300 feet of
the inland extent of any beach or of the mean high tide line of
the sea where there is no beach, whichever is the greater
distance.

(2) Developments approved by the local government not included within
paragraph (1) of this subdivision located on tidelands, submerged
lands, public trust lands, within 100 feet of any wetland, v
estuary, stream or within 300 feet of the top of the seaward face
of any coastal bluff.

- {3) Development approved by the local government not included within
: paragraph (1) or (2) of this subdivision located in a sensitive
coastal resource area if the allegation on appeal is that the
development is not in conformity with the 1mplement1ng actions of
the certified local coastal program. :

(4) Any development approved by a coastal county that is not
designated as the principal permitted use under -the zoning
- ordinance or zoning district map approved pursuant to Chapter 6
(commencing w1th §30500).

(5 Any development which const1tutes a maJor public works project or
a major energy facility.

The State Commission is also required to review periodically the _
_ progress of local governments in carrying out the Coastal Act. This review
is to occur at least once every five years: »



CHAPTER 2:
THE LOCAL COASTAL PROGRAM (LCP)



2.1 THE COASTAL ZONE IN SANTA BARBARA

COUNTY

On the mainland, the coastal zone in Santa Barbara County spans 110
miles of coastline and includes approximately 184 square miles.* In
addition, the offshore islands of Santa Cruz and Santa Rosa are entirely
within coastal jurisdiction. While the coastal Zone boundary line
generally extends inland only 1,000 yards, the Santa Barbara coastal zone
extends further inland in several areas because of important habitat,
recreational, and agricultural resources. These areas include the lands
surrounding Guada]upe Dunes and Point Conception, and most of Carpinteria
Valley. :

The coastal zone of Santa Barbara County is world-renowned for its
beauty and diversity. The South Coast is characterized by sandy beaches,
bluffs, and coastal terraces. Urban development and agriculture have
nestled along the narrow coastal shelf against the spectacular backdrop of
the Santa Ynez Mountains. The coastline from Point Conception north to the
Santa Maria River is rugged and rural, consisting of rolling hills,
mountains, rocky headlands, steep bluffs, and extensive sand dunes between
Mussel Point and the Santa Maria River.

The Santa Barbara County cocastal zone, like so many other areas in
California, has a history of controversy over its use and development.
Many projects have been proposed for the coastal zone in recent years; some
have been implemented and others have failed to obtain necessary public
support. Some of the better-known proposals include Exxon's proposal for
an oil processing plant at Las Flores Canyon and the residential
development proposals. for E1 Capitan and More Mesa.

While Santa Barbara County has managed to maintain extensive areas of
undeveloped coastline, it is clear that adopted plans and policies are not
adequate to ensure wise management, development, and conservation of its
coastline in the future. Stronger policies and appropriate land use
designations will be required to ensure protection of Santa Barbara
County's outstand1ng scenic values and diverse habitat resources,
preservation of prime agricultural lands, and provision of maximum
opportunities for recreational use of its beaches while a]low1ng for
orderly growth and development.

*Vandenberg Air Force Base, which is located in the County s coastal zone,
is not subject to local 1and use controls. ‘



2.2 THE LCP PLANNING PROCESS

The land use plan has evolved in several phases. The first phase,
January to June 1977, concentrated on developing a framework for involving
the public and affected agencies in the planning process, preparing a sound

-data base for land use decisions related to recreation, access, and

environmentally sensitive habitats, and included a preliminary study of
greenhouses and agriculture in the Carpinteria Valley.

The second phase, July 1977 to November 1978, involved actual prepara-
tion of the land use plan. Staff effort during these 16 months was concen-
trated on Santa Barbara County's critical coastal planning issues: agri-
culture, environmentally sensitive habitats, energy development, shoreline
access, and recreation. Draft reports, wh1ch are on file at the Planning
Department, were produced for all of the critical issues. Much of the
background information in these draft reports has not been repeated in the
land use plan.

During the second phase of the program, extensive opportunities for
public involvement in the development of the land use plan were provided.
For example, special public workshops were held to discuss habitat areas,
recreation, access, and energy issues. A four-session Coastal Planning
Series was conducted in the spring of 1978, sponsored by the Cont1nu1ng
Education Division of Santa-Barbara Commun1ty College. The series provided
an orientation session on requirements of land use planning under the
Coastal Act, established the critical coastal issues, and included presen-
tations on agriculture in the Carpinteria Valley, coastal recreation and

- access, energy development and habitats. Early in the land use planning

process, an Agricultural Advisory Committee was formed to assist staff in
studying the complex nature of agriculture in the Carpinteria Valley. The
committee met numerous times to critique LCP draft reports. Finally, the
County's General Plan Advisory Committees have played an important role in
the development of the land use plan. The committees' land use recommenda-
tions contributed significantly to. LCP staff decisions on appropriate land
uses in the coastal zone.

The pre-hearing draft of the land use plan was released in November
1978; the third phase involved public review of that draft. Approxi-
mately 35 public meetings and workshops were held during a 4-month period
from November 1978 to February 1979. Many of the comments and suggestions
that were received during the informal public review period were incorpora-
ted into the hearing draft of the plan, which was released in May 1979.

Following the release of the hearing draft of the plan, joint public
hearings were held by the Planning Commission and Board of Supervisors to
receive public testimony on the plan. The Planning Commission completed
their action on the plan in September and forwarded their recommendations
to the Board. Additional public hearings were held by the Board of Super-

~visors prior to their final action on the plan.



Public hearings on the land use plan will be held by the South Central

Regional Coastal Commission and State Coastal Commission.” Following
approval of the land use plan, zoning and other implementing ordinances
will be prepared to carry out the land use plan. Both ordinances and"
zoning district maps will have to be approved by the County and Coastal "
Commissions. Upon approval of both components of the LCP (land use plan
and zoning), the County will regain permit control over new development
within the coastal zone. L .



2.3 THE LAND USE PLAN

The land use plan and implementation program, including zoning, which
comprise the LCP are designed as a separate coastal element to the County's
General Plan under the California Government Code Section 65303(k). As a
separate element to the County's General Plan, the LCP exists in addition
to the other elements of the General Plan, i.e., seismic safety, housing,
circulation, etc.. After certification, the land use plan maps and zoning
district maps will replace and supersede the existing General Plan map and
zoning map for the County's coastal zone. Where there are conflicts
between policies set forth in the certified LCP and those set forth in any
element of the General Plan, the LCP shall take precedence for those areas

located within the coastal zone.

The purpose of the land use plan is to protect coastal resources,
provide greater access and recreational opportunities for the public's
enjoyment; while allowing for orderly and well-planned urban development
and the siting of coastal dependent industry. The plan incorporates, to
the maximum possibTe extent, local plans and policies which are consistent
with the Coastal Act. Where inconsistencies have been identified, modifi-
cations and revisions have been made. In general, the land use plan places
a stronger emphasis on expanding public access opportunities to the
County's beaches, preserving prime agricultural land, and protecting
en¥1ronmenta11y sens1t1ve habitats than is found in preva1]1ng 1oca1
policy

The changes in existing land use regulations that are proposed in the
plan are moderate. PAmple provision has been made for continued growth and
development; the Tand use designations within the plan can accommodate
projected new development through the year 2000, assuming that sufficient
water resources are available. The plan does not, however, put forth
provisions. for phasing or controlling the rate of growth. There are too
many factors external to the jurisdiction of the plan which would make such
an undertaking tenuous-at best. These include: the Missile X program, the
Space Shuttle, the proposed LNG facility, Lease Sale 48, and U.C.S.B.
enrollment pol1c1es.

The plan proposes that firm urban-rural boundaries be established
which will have the effect of redirecting growth from an outward expansion
to infilling. In this sense, the plan will result in more compact urban
development, thereby assuring the long-term protection of surround1ng
agr1cu1tura1 lands and recreational resources.

The land use plan has two components:” maps and text. The land use
plan maps show the kinds, location, and intensity of land uses proposed for
the coastal zone of Santa Barbara County. In addition, resource maps show
the location of environmentally sensitive habitat areas.



The text explains the ratjonale for the land uses and establishes
policies to guide future development. These local policies, along with the
policies from Chapter 3 of the Coastal Act, will constitute the decision
rules for evaluating projects after certification of the land use plan.

The essence of the land use plan is contained in Chapter 3, the
Resource Protection and Development Policies. This chapter includes a
discussion of each of the major policy sections of the Coastal Act,
relevant issues and problems within the County's‘coasta] zone, and the
proposed policies and actions which respond to these issues. Chapter 4 is
devoted to a more in-depth discussion of the planning issues and probYems
in the seven planning areas within the coastal zone.

\It is, of course, anticipated that the land use plan will need
revision from time to time in accordance with changing conditions. The
Coastal Act requires that certified plans be reviewed at least once every
five years to determine whether the program is being effectively implemen-
ted in conformity with the policies of the Act. Local recommendations for

revisions of the certified land use plan could be considered as part of the

five-year review process or they could . be initiated by the County at any
time, subject to the approval of the State Commission.

-10-



2.4 THE LAND USE PLAN MAPS

The land use plan maps reveal two levels of information. The land use
base maps show principal land use designations such as agriculture,
commercial, residential, and industrial. The second level of information
is contained in overlay maps. The overlay maps illustrate specific
information such as flood hazard areas, view corridors, environmentally
sensitive habitats, and areas which require special site design. They are
placed over the base maps as.a means of showing where potential constraints
on development may exist. In addition, a set of resource maps for the
mainland and Channel Islands has been prepared. These maps include
detailed -information regarding the location of environmentally sensitive
habitat areas and are intended to supplement the land use plan maps.

The land use plan maps have been developed at two scales, one for the
urbanized South Coast (Ellwood to Rincon) and.another for the rural areas.
The maps for the urbanized South Coast are at 500 scale {one inch = 500
feet). They provide enough detail for precise planning and zoning on a
parcel-by-parcel basis. Such detail is not necessary in the rural areas
where parcels are generally larger and land use issues are not as complex.
Therefore, 2000 scale maps (one inch = 2000 feet) have been used for these
areas. For Santa Cruz and Santa Rosa Islands, the land use plan maps are
at 8000 scale (one inch = 8000 feet). -

The key to the maps is the land use classification system which has
been jointly developed by the LCP and Comprehensive Plan staffs. The land
use classifications specify the principal permitted land uses within the
coastal zone. Included in the land use classification system are the four
“overlay" designations. Each of the land use classifications is defined in

_Appendix B of the land use plan. Policies that are associated with the

overlay designations, View Corridor, Environmentally Sensitive Habitat
Area, Flood Hazard, and Site Design are included in Chapter 3.

-11-



CHAPTER 3:
- THE RESOURCE PROTECTION
AND DEVELOPMENT POLICIES



B .

3.1 INTRODUCTION-

" The policies established by the Coastal Act focus on the protection of
coastal resources-and the regulation of development in the coastal zone.
These resource protection policies govern land resources, which include
environmentally sensitive habitat areas and prime agricultural lands,
recreational resources, the marine environment (i.e., streams, wetlands,
and coastal waters), scenic resources such as views to and along the ocean,
and air quality. The stress of these policies is on resource conservation.
Coastal Act development policies govern all aspects of development
including land divisions, industrial development, and new and/or expanded
public works facilities. The emphasis of the Coastal Act development
policies is on encouraging well-planned and orderly development which is
compatible with resource protection and conservation.

The text and the policies set forth in this chapter are, in many
aspects, the core of the land use plan. They establish the parameters for
evaluating future development projects within the County's coastal zone,
and set forth the measures that the County should take to achieve the
degree of resource protection required by the Coastal Act. Furthermore,
these Tocal policies will serve as the foundation for developing the
ordinances that will implement the land use plan.

This chapter is organized into major topics which reflect the
principal coastal resource protection and development issues in Santa
Barbara County. Each section is prefaced with pertinent policies from the
Coastal Act and is followed by a discussion of local issues and problems
related to the topic. The issues section attempts to pinpoint where County
practices and regulations fall short of, or conflict with, the provisions
of the Coastal Act. Finally, each topic area is concluded with recommended
policies to bring the County into conformity with the Coastal Act. After
certification, all new development in the County's coastal zone will have
to meet the standards set forth in these policies.

The following general policies shall provide the framework for the
land use plan: :

>Po1icy 1-1: ThevCounty shall adopt the policies of the Coastal Act (PRC
Sections 30210 through 30263) as the guiding policies of the

land use plan.

Policy 1-2: Where policies within the land use plan overlap, the policy
which is the most protective of coastal resources shall take

precedence.

-12-



Policy 1-3:

Policy 1-4:

Policy 1-5:

Where there are conflicts between the policies set forth in

the coastal land use plan and those set forth in any element
of the County's General Plan or existing ordinances, the
policies of the coastal land use plan shall take precedence.

Prior to the issuance of a coastal development permit, the
County shall make the finding that the development reasonably
meets the standards set forth in all applicable land use plan
policies.

Land use plan policies calling for further studies, initiation

of new programs, or acquisition of land or easements will be
implemented as staff and funding become available.

-13-



3.2

3.2.1

DEVELOPME‘NT

COASTAL ACT POLICIES

There are many sections of the Coastal Act that address, either directly

or indirectly, the issue of development.* Only those policies that are not
addressed in other sections of the plan are included here.

30250. (a) New development, except as otherwise provided in this
division, shall be Tocated within, contiguous with, or in close proxi-
mity to, existing developed areas able to accommodate it or, where such
areas are not able to accommodate it, in other areas with adequate pub-
lic services and where it will not have significant adverse effects,
either individually or cumulatively, on coastal resources. In addition,
land divisions, other than leases, for agricultural uses, outside exist-
ing developed areas shall be permitted only where 50 percent of the us-
able parcels in the area have been developed and the created parcels
would be no smaller than the average size of surrounding parcels.

(b) Where feasible, new hazardous industrial development shall be
located away from existing developed areas.

30252. The location and amount of new development should maintain
and enhance public access to the coast by: (1) facilitating the pro-
vision or extension of transit service; (2) providing commercial facil-
ities within or adjoining residential development or in other areas
that will minimize the use of coastal access roads; (3) providing non-

“automobile circulation within the development; (4) providing adequate

parking facilities or providing substitute means of serving the devel-
opment with public transportation; (5) assuring the potential for pub-
lic transit for high-intensity uses such as high-rise office buildings,

“and by (6) assuring that the recreational needs of new residents will

not overload nearby coastal recreation areas by correlating the amount
of development with Tocal park acquisition and development plans with
the provision of on-site recreational facilities to serve the new de-
velopment.

30254, New or expanded public works facilities shall be designed

‘and limited to accommodate needs generated by development or uses per-

mitted consistent with the provisions of this division; provided, how-
ever, that it is the intent of the Legislature that State Highway

Route 1 in rural areas of the coastal zone remain a scenic two-lane
road. Special districts shall not be formed or expanded except where
assessment for, and provision of, the service would not induce new
development inconsistent with this division. Where existing or planned
public works facilities can accommodate only a Timited amount of new
development, services to coastal-dependent land use, essential public
services and basic industries vital to the economic health of the
region, state, or nation, public recreation, commercial recreation, and
visitor-serving land uses shall.not be precluded by other development.

*Refer to Appendix A for definition of development.

-14-



3.2.2 PLANNING ISSUES

The policies of the Coastal Act require that new development be
concentrated within existing developed areas to avoid costly urban sprawl
and to protect coastal resources, i.e., prime agricultural lands, scenic
quality of rural lands, habitat areas, etc. The Act specifies that
development adjacent or proximate to environmentally sensitive habitat
areas be designed to avoid adverse impacts; that development be sited so as
to avoid risks to life and property due to natural hazards; and that
coastal visual resources be protected by careful placement and design of
new development. Each of these development-related issues is treated in
subsequent sections of this chapter. The Act also requires that public
works facilities (water, sewer, and roads) be adequate to serve new
development. .

Concentrating New Development

According to Coastal Act policy, new development must be located
within, contiguous with, or in close proximity to existing developed areas.
In the County's coastal zone, urban development is currently concentrated
on the South Coast from Ellwood east to the Ventura County line, with rural
areas extending west of Ellwood and, to the east, encircling the urban
areas of the City of Carpinteria and the community of Summerland. ‘
Concentrating new development in existing developed areas is, therefore, an
issue for Carpinteria, Summerland, and Goleta, given their proximity to
rural lands. According to the Coastal Act, development should take place
within these urban areas prior to expanding outward. As noted in the
agriculture section of the plan (Section 3.8), past urban expansion in
Goleta and the Carpinteria Valley has resulted in the conversion of much
prime agricultural land. To prevent further urban encroachment onto
agricultural Tands and encourage infilling within urban areas, urban/rural
boundaries are delineated on the land use plan maps for the Carpinteria
Valley, Summerland, and Goleta planning areas.

Within the rural lands of the Carpinteria Valley and Summerland, there
exists a number of residential enclaves, known as Shepard's Mesa, Los
Arcos, La Mirada, Ocean Oaks, Serena Park, Padaro Lane, Sandyland, and
Rincon. Boundaries for these rural neighborhoods are also drawn on the
land use plan maps to allow for completion of the neighborhood without
encroachment onto surrounding agricultural lands. =

Land Divisions

Another stipulation of the Coastal Act is that land divisions outside
of existing developed areas be permitted only where 50 percent of the
usable parcels in the area have been developed and the created parcels
would be no smaller than the average size of surrounding parcels. The
rural lands of the North County coastline and from Gaviota to Ellwood are
currently zoned for large parcel sizes, in most cases 100-acre minimums.
The land use plan calls for an increase in the minimum parcel size for the
Hollister and Bixby ranches and other non-prime agricultural lands in the
North Coast planning area from 100 to 320 acres. This minimum parcel size
is adequate for determining appropriate land divisions in the North Coast;
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thus, the 50 percent criterion is not needed. Similarly, 100 and 320-acre
minimums for agricultural lands along the Gaviota Coast are adequate to
protect the area's agricultural lands and prevent urban pressures for
premature conversions. '

In other rural areas of the South Coast, an increase in the minimum
parcel size from five acres to ten acres is proposed on the land use plan
(see Section 3.8). This change is required to address the policies of the
Coastal Act concerning land divisions and the preservation of agricultural
lands. .

Service System Capacities and the Availability of Resources

The land use plan designates the kinds, intensities, and locations of
land uses as required under the Coastal Act. A further intent of the
Coastal Act is that the "kinds, intensities, and locations" of land uses be
correlated with the availability of resources and services. Resources
refer to water supply; services refer to water distribution systems, waste-
water collection and treatment facilities, and transportation systems. 1In
cases where resources and/or services can only accommodate a limited amount -
of new development, Section 30254 of the Coastal Act requires that provi-
sions be made for allocating resources and/or services so that coastal
dependent land uses, essential public-services and basic industries, public
and commercial recreation, and visitor-serving land uses are not precluded
by other development.

Resource protection and provision of public services are also treated
in other sections of the Coastal Act. Section 30231 of the Coastal Act
requires that depletion of groundwater supplies be prevented. Section
30241 requires that public service and facility expansions and
non-agricultural development do not impair agricultural viability either
through increased assessment costs or degraded air and water quality.

Throughout the County's coastal zone, the major resource limitation is
that of water. Wastewater treatment and collection facilities are near
capacity Tevels in Summerland and Montecito and, therefore, present an
additional constraint to development in these areas. Water supply and
demand and sanitary treatment capacity data are found in Tables D-1 to D-8
(Appendix D) for the Carpinteria, Summerland, Montecito, and Goleta
planning areas. The implications of these data for the land use plan are
discussed in detail in the appropriate planning area sections.

Water moratoria are already in effect in the Montecito, Summerland,
and Goleta County Water Districts; and the demand for water within the
Carpinteria County Water District is nearly equal to the existing supply.
Therefore, all of the planning ‘areas of the urbanized South Coast are
experiencing some constraints due to limited water resources. Because
buildout in these areas, i.e., the total number of housing units permitted
under the land use plan, exceeds available water supplies, priorities for
development are needed to assure that the priority land uses specified in
Section 30254 of the Coastal Act are not precluded and that the depletion
of groundwater supplies is prevented.
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DEVELOPMENT POLICIES

Policy 2-1:

Policy 2-2:

Policy 2-3:

Policy 2-4:

Policy 2-5:

Policy 2-6:

Policy 2-7:

In order to obtain approval for a division of land, the
applicant shall demonstrate that adequate water is available
to serve the newly created parcels except for parcels
designated as "Not A Building Site" on the recorded final or
parcel map.

The long term integrity of groundwater basins or sub-basins
located wholly within the coastal zone shall be protected. To
this end, the safe yield as determined by competent
engineering evidence of such a groundwater basin or sub- bas1n

should not be exceeded except 1) by overlying property owners

for beneficial use on the overlying land or 2) on a temporary
basis as part of a conjunctive use or other program managed by
the appropriate water district. If the safe yield of a
groundwater basin or sub-basin is found to be exceeded for
reasons other than the two stipulated above, use of a private

- well for new development shall be grounds for denial of a

project.

In the furtherance of better water management, the County may
require applicants to install meters on private wells and to
maintain records of well extractions for use by the
appropriate water district.

Within designated urban areas, new development other than that

- for agricultural purposes shall be serviced by the appropriate

public sewer and water district or an existing mutual water
company, if such service is avai]ab]e.

Water-conserving dev1ces shall be ‘used in all new develop-
ment.,

Prior to issuance of a development permit, the County shall
make the finding, based on information provided by
environmental documents, staff analysis, and the applicant,
that adequate public or private services and resources (i.e.,
water, sewer, roads, etc.) are available to serve the proposed
development. The applicant shall assume full responsibility
for -costs incurred in service extensions or improvements that
are required as a result of the proposed project. Lack of
available public or private services or resources shall be
grounds for denial of the project or reduction in the dens1ty
otherwise indicated in the land use plan.

a. The County shall give equal priority to the following land
uses in the coastal zone of Montecito and Summerland:

Expansion of public recreational opportunities
Visitor-serving commercial uses, i.e., restaurants, retail
commercial, motels, etc.

Low and moderate 1ncome housing

Agricultural expans1on
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Policy 2-8:

Policy 2-9:

b. In Goleta, the County shall give highest priority to low
and moderate income housing and agricultural expansion
followed by public recreation and visitor-serving
commercial uses.

The existing uncommitted water surplus in the Carpinteria
County Water District shall be divided between uses within the
unincorporated area of the County and within the City of
Carpinteria on the basis of historical water use; 30 percent
shall be allocated to the City and 70 percent shall be
allocated to the County (see Table 4-1, Carpinteria Valley
planning area section). The total uncommitted water surplus
within the district shall be re-evaluated on an annual basis.

Action:

The County's portion of the uncommitted water surplus shall be
allocated for priority uses, including but not limited to the
following: : ' '

1. Agriculture: - Water shall be distributed between open
field crops and greenhouses, nurseries, and cover
crops on the basis of established water usage, i.e.,
approximately 56 percent of the agricultural water
supply shall be used for open field crops and 44
percent for greenhouses, nurseries, and other cover
crop production.

2. Residential development: New development shall be
based on the 10 to 1 ratio (between urban development
in the City of Carpinteria and residential development
in the unincorporated area of the County) established
by the State Coastal Commission. (For example, since
30 percent of the water surplus is currently being
allocated to the City of Carpinteria for urban uses, 3
percent shall be allocated to the County for
residential development within the rural ne1ghborhoods
delineated on the land use plan maps.)

3. Public recreation

4. Visitor-serving commercial: Two areas allow for this
use on the land use plan map - the eastern end of the
Carpinteria bluffs and the Carpinteria Camper Park on
North Via Real west of the City.

Annexation of a rural area(s) to a sanitary district or
axtensions of sewer lines into rural area(s) as defined on the
land use plan maps shall not be permitted unless required to
prevent adverse impacts on an environmentally sensitive
habitat, to protect public health, or as a logical extens1on
of serv1ces.
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Policy 2-10: A1l development, including agriculture, adjacent to areas
designated on the land use plan or resource maps as
.environmentally sensitive habitat areas, shall be regulated to
avoid adverse impacts on habitat resources. Regulatory
measures include, but are not Timited to, setbacks, buffer -
zones, grading controls, noise restrictions, maintenance of
natural vegetation, and control of runoff.

Policy 2-11: The densities specified in the land use plan are maximums and
‘ shall be reduced if it is determined that such reduction is
warranted by conditions specifically applicable to a site,
such as topography, geologic or flood hazards, habitat areas,
or steep slopes.

" Policy 2-12: The existing townsite of Naples is within a designated rural
' area and is remote from urban services. The County shall
~ discourage residential development of existing Tots. The

County shall encourage and assist the property owner(s) in
transferring development rights from the Naples townsite to an
appropriate site within a designated urban area which is
suitable for residential development. If the County
determines that transferring development rights is not
feasible, the land use designation of AG-II-100 should be
re-evaluated.

Policy 2-13:.In the Montecito planning area, should a request be made to
-amend the Educational Facility land use designation for the
Music Academy of the West on Fairway Road or Crane School on
San Leandro Lane, the new land use designation shall be
Residential with a minimum lot size of 20,000 square feet.

PLANNED DEVELOPMENT

The purpose of the Planned Development designation is to ensure well-
planned development of large lots that are planned for residential use

within the designated urban areas. It is.the intent of this designation to

allow for flexibility and innovative design of residential development so
that the important resource values of a particular site (i.e., habitat
areas, scenic quality, vegetation, archaeological resources, etc.) are
preserved. It is also the intent of the Planned Development designation to
require clustering of structures to the maximum extent possible to preserve
open space and provide recreational opportunities for use by both the
residents of the site and the public. In some cases, commercial

development such as convenience stores or visitor-serving facilities (i.e.,

restaurants, motels, etc.) may be incorporated into the design.of a Planned
Development. ’ '

A1l areas designated in the land use plan for Planned Development shall be
subject to the following policies:
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Policy 2-14: The entire site shall be planned as a unit. Preparation of a

Policy 2-15:

Policy 2-16:

specific plan (Government Code Section 65450) may be required
when parcels comprising a site designated as PD are in :
separate ownerships. .

Use of flexible design concepts, including clustering of
units, mixture of dwelling types, etc., shall be required to
accomplish as much as possible all of the following goals:

a. protection of the scenic qualities of the site;
b. protection of coastal resources, i.e., habitat areas,
archaeological sites, etc.;

~ ¢. avoidance of siting of structures on hazardous areas;

d. provision of public open space, recreation, and/or beach
access;
e, preservat1on of existing healthy trees; and

. f. provision of low and moderate housing opportunities.

Permitted use shall include:

.

"a. residential units, either attached or detached.

b. recreational faci]ities, including but not limited to
tennis courts, swimming pools, playgrounds, and parks for
the private use of the prospective res1dents and/or the
public; and

C. oOpen space;

and in developments of 200 residential units or greater,

conditionally permitted uses may include:

d. commercial recreational facilities (pfivate or public)
that are compatible with the proposed residential units;

e. 1in especially scenic coastal areas, visitor-serving
commercial facilities, i.e., a mote1 or restaurant.
Residential density shall be reduced to accommodate
facilities that provide overnight lodging.

. -conven1ence estab11shments of a commercial and serv1ce

nature such as a neighborhood store, provided:

(1) such convenience establishments are an integral part
of the general plan of deve]opment for the Planned
Development and provide services related to the needs

~ of the prospect1ve residents.

(2) such convenience establishments and their park1ng
areas will not collectively occupy more than one (1)
acre per two hundred (200) dwe111ng units,
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(3) such convenience establishments will be located,
designed, and operated primarily to serve trade and
service needs of persons residing in the Planned
Development and not persons residing elsewhere.

(4) such convenience establishments will not by reason of
their location, construction, manner or timing of
operations, signs, lighting, parking arrangements, or
other characteristics have adverse effects on
residential uses within or adjoining the development,
or create traffic congestion or hazards to vehicular
or pedestrian traffic.

Policy 2-17: The County shall specify the maximum density of development

Policy 2-18:

permitted under the Planned Development designation at the
time this designation is adopted for a particular parcel(s)
unless already specified in the land use plan. Determination
of an appropr1ate density shall take into account all of the.
factors Tisted in Policy 2-15 and shall be compatible w1th the
density and character of surrounding land uses. '

The amount of public, private, and common open space in a
Planned Development shall -be specified in the development
plan. The County shall determine the amount of public and
common open space required, but in no case shall the amount of
public and common open space be less than forty (40) percent
of the gross area. As part of the open space requirement, the
County may include. dedication of environmentally sensitive
habitat areas to mitigate impacts of development in urban
areas.

Open space shall be defined as follows:

a. Public open space shall include but not be Timited to

public parks and parking lots, beaches, access corridors
'such as bike paths, hiking or equestrian trails, usable
natural areas, and vista points which are accessible to
members of the general public. Public open space shall
not include areas which are unusable for recreational
‘purposes, i.e., private or public streets, private parking
- lots, or hazardous areas such as steep slopes and bluff
faces. Environmentally sensitive habitat areas and
archaeological s1tes may be included in public open
space.

b. Common open space shall include but not be limited to
recreational areas and facilities for the use of the
prospective residents of the project such as tennis
courts, swimming pools, playgrounds, community gardens,
landscaped areas for.common use, or other open areas of
the site needed for the protection of the habitat,

21-



archaeological, scenic, or other. resources. Common open
space shall not include -driveways, parking lots, private
patios and yards, other developed areas, or hard surfaced
walkways.

c. Private open space shall include but not be limited to
patios, decks, and yards for the private use of the
residents of individual units.

SITE DESIGN’OVERLAY DESIGNATION

Policy 2-19: Prior to approval of any lot splits or subdivision of a parcel

NOTE:

designated on the land use plan map with the Site Design
Overlay, a site plan showing the ultimate parcelization of the
site shall be reviewed by Subdivision Committee and approved
by the Planning Commission. The site plan shall show lot
Tines, circulation pattern, and a general indication of the
location of residential structures. All parcels to be created
shall have adequate building sites and road access. In
approving the site plan, the Planning Commission shall make
the finding that ultimate development of the site will be
consistent with all land use plan policies, including those
regarding protection of habitat areas, avoidance of flood and
geologic hazards, and protection of hillsides and watersheds.
Where necessary to achieve conformance with the standards set
forth in the land use plan policies, the Subdivision Committee -
or Planning Commission may require increases in the minimum
parcel sizes shown on the land use plan maps. All future Tot
splits or subdivision shall be in conformance with the
approved site plan; and the property sha]l be so zoned as to .
preclude further division.

Additional conditions for parcels designated as PD P]anned Develop-
ment are found in the fo110w1ng sect1ons

Carpinteria Bluffs:- Sect10n 4.2.3
Hammond's Meadow: Section 4.4.3
More Mesa: Section 4.5.3

West Devereux: Section 4.5.4
Santa Barbara Shores: Section 4.5.5
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3.3 HAZARDS

- 3.3.1 COASTAL ACT POLICIES

30253. New development sha]]

(1) Minimize risks to life and property in areas of h1gh geologic,
flood, and fire hazard.
" (2) Assure stability and structural integrity, and.neither create
nor contribute significantly to erosion, geologic instability, or
destruction of the site or surrounding area.or in any way require the
construction of protective devices that would .substantially alter
natural Tandforms -along bluffs and cliffs.

30235. Revetments, breakwaters, groins, harbor channels, seawalls,
cliff-retaining walls, and other such construction that alters natural
shoreline processes ‘shall be permitted when required to serve coastal-
dependent uses or to.protect existing structures or public beaches in
danger from erosion and when designed to eliminate or mitigate adverse
impacts on local shoreline sand supply. Existing marine structures
causing water stagnation contributing to pollution problems and fish-
kills should be phased out or upgraded where feasible.

30236. Channelizations, dams, or other substantial alterations of
rivers and streams shall incorporate the best mitigation measures
feasible, and be limited to (1) necessary water supply projects; (2)
flood control projects where no other method for protecting existing
-Structures in the flood plain is feasible and where such protection is
necessary for public safety or to protect ex1st1ng development, or;
(3) developments where the primary funct1on is the 1mprovement of fish
and wildlife habitat.

3.3.2. PLANNING ISSUES

Recent events have provided strong evidence of the vulnérability of.
certain coastal areas to natural hazards. Following saturating rains -in
the winter of 1978, large sections of the cliff face in Isla Vista fell
into the sea, threatening several apartments; soil slippage caused a road
washout in the community of Summerland; severe erosion occurred in graded
areas. above Summerland; several blufftop homes slid into the sea in the.
City of Santa Barbara; and flooding and heavy wave action damaged some °
homes along Miramar Beach. Also in 1978, an earthquake disrupted a rail
line in the Ellwood area, produced numerous bluff slides and fissures along

~ the South Coast, and caused cons1derab1e structural damage in the

surrounding areas.

The Coastal Act requires that the risks to new development from such
occurrences be minimized. Moreover, it specifies that new development must
be located and built neither to "create nor contribute significantly to
erosion, geologic instability, or destruction of the site or surrounding
‘area or in any way require the construction of protective devices that
would substantially alter natural landforms along bluffs and cliffs."
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The County has an'array of'polfciES and regulations within its zoning, -

grading, and fire ordinances, and building code which address many of the
concerns of the Coastal Act. In addition, Santa Barbara County has under-
taken public works projects in recent years which now protect large areas
that were previously vulnerable to flooding. Extensive creek channeliza-
tions in the Carpinteria Valley and the construction of upstream debris
dams are two recent examples. :

_ However, ih spite of measures currently 1mposed by the County, recent
problems with blufftop development and severe erosion in certain hillside
agr1cu1tural areas suggest that more stringent controls are needed.

Bluff and Beach Erosion

BlTuff erosion is a potential hazard for new development and continues
to be a recurring hazard for existing development in portions of the South
Coast, The bluff areas along Del Playa Drive in Isla Vista, sections of
More Mesa and Hope Ranch, and areas along Channel Drive and Padaro Lane are
'all subject to hazards due to bluff erosion. Because of this recurring
threat, many retaining walls, groins, and sections of rip-rap have been
needed to protect life and property. In the aftermath of the 1978 winter,
property owners have initiated additional protective measures, such as
major seawall projects proposed for Isla Vista and Padaro Lane.

The County's policy on bluff development is handled on a case-by-case
basis except in Isla Vista and Hope Ranch. In Isla Vista, a 30-foot
setback requirement exists. It is based on an engineering study that was
undertaken in 1963 to determine cliff stability and related problems in the
Isla Vista area. The study identified an average "natural" rate of cliff
retreat at six inches per year and recommended that a value of twice the
apparent retreat rate (12 inches) per year be applied for safety purposes,
along with specific site drainage requirements. ‘Assuming an average

"economic life" of 30 years per structure, the County developed the 30-foot

setback for the area. In Hope Ranch, a 50-foot setback is required under
the provisions of the County's Zoning Ordinance #661.

The .inadequacy of the present requirements with respect to the Coastal
Act is especially apparent in Isla Vista, since new "protective devices"
which may substantially alter natural :1andforms along bluffs and cliffs are
now necessary to protect property.

Bluff areas adjacent to development at More Mesa have been eroding at
an average rate of ten inches per year, while along a section of Padaro
Lane bluff Tosses of up to two feet per year have been reported. These
examples provide additional evidence why County setback standards shou]d be
strengthened in order to eliminate.the possibility of needing new "protec-
tive devices" in areas where future development may occur.

While serious beach erosion occurred during the winter storms of 1978,
damage was localized and temporary in most cases. Heavy river and stream
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flows replenished much of the 1osses. Existing and proposed flood control
projects are not considered to have a significant impact on sand supply to -
the beaches that would require corrective measures. ‘

Geologic Hazards

Geologic hazards include seismic hazards (surface ruptures, 11quefac-
tion, severe ground shaking, tsunami runup), landslides, soil erosion,
expansive soils, and subsidence. Since these hazards can affect both life
and property,-additional siting criteria or special engineering measures
are needed to compensate for these hazards.

The entire South Coast lies in an area of high seismic risk. Seismic,
landslide, and tsunami hazards have been mapped by the County and are used
by the Public Works Department to review development proposals. Where
faults are identifiable, the County Public Works Department has been
generally requiring a 50-foot setback from the fault, though precise
setback decisions are made on a case-by-case basis. In addition, geologic
and soil engineering reports may be required under Grading Ordinance
No. 1795 for obtaining a grading permit. These reports are used to
identify geologic and soil problems and to establish conditions for s1t1ng
and constructing structures where hazards or problems exist.

 With the exception of a slope hazard area in Summerland, problems due.

- to slope instability are generally confined to areas outside of the

proposed urban development limits set forth in the land use plan. Although
the coastal zone between Ellwood and Point Arguello is either hilly or
mountainous with variable and complex geologic conditions, only low-inten- .

. sity, nonurban land uses will be located in this area. Consequently,

slope-related hazards will be minimized.

Soil erosion is a slope-related hazard which has become more proble-
matic in recent years because of extensive agricultural development on
slopes of 30 percent or more. A recent study conducted by the Agricultural
Unit of the State Water Resources Control Board documents severe erosion in
some areas of the South Coast where new orchards are being established.

The County Grading Ordinance No. 1795 (as amended by Ordinance No. 2770)
exempts farming and agricultural grading operations on parcels zoned
exclusively for agricultural use which are larger than five acres from
obtaining a grading permit. However, the County's Brush Removal Ordinance’
(No. 2767), which applies to the South Coast, does regulate removal of
vegetation on parcels over five acres in size, and requires a permit and
approval of drainage and erosion control dev1ces before agr1cu1tura1
grading commences. :

F100d1ng

Flooding has occurred along Santa Barbara's South Coast in recent

~ years, particularly. in the Carpinteria Valley, sections of Montecito, and
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the Santa Barbara Airport area. Severe floods in 1969 undermined a section
of U. S. 101 in Carpinteria. These flood hazards are progressively being
~eliminated in the populated portions of Carpinteria Valley and other areas
of the South Coast as a result of stream channelizations and the construc-
tion of debris dams and silt basins by the Santa Barbara County Flood

Control and Water Conservation District, the U.S. Corps of Engineers, and .

by the U. S. Soil Conservation Service.

The U. S. Department of Housing and Urban Development through the
National Flood Insurance Program has investigated the existence and
severity of flood hazards in the unincorporated areas of Santa Barbara
County. One of the objectives of this study is to provide information to
Tocal planners in promoting sound land use and flood plain management. The
Federal Insurance Administration has adopted the 100-year flood (the flood
having a one percent chance of being equalled or exceeded in any given
year) as the national standard for purposes of flood plain management. The
100-year "flood plain” is comprised of a "floodway" and a "floodway
fringe". The floodway is the channel of a stream, plus any adjacent flood
plain areas, which must be kept free of encroachment in order that the
100-year f]ood be carried without substantial increases in flood heights.
As minimum standards, increases in flood heights are Timited to 1.0 foot,.
provided that hazardous velocities are not produced. The area between the
floodway and the boundary of the 100-year flood is termed the floodway
fringe. This area encompasses that’ portlon of the flood plain that could
be completely obstructed without increasing the water surface elevation of
the 100-year flood more than 1.0 foot at any point.

County Flood Combining Regu]ations, administered by the Santa Barbara
County Flood Control and Water Conservation District, regulate construc-
tion, excavation, and grading in a "designated" floodway. The designated
floodway, as deflned in Ordinance No. 661, only includes "land reasonably
required to provide for the construction of a flood control project for
passage of a flood against which protection is provided or eventually will
be provided by said project including Tand necessary for construction of
project levees." Thus, the restrictions are not as- comprehensive as those
recommended by HUD, In addition, the "FH" Flood Hazard Combining Regula-
tions currently apply only to areas in Carpinteria and Goleta, along
Atascadero Creek, and the Goleta Slough.

" New reqgulations covering all development within the 100-year flood
plain have been formulated. The Flood Plain Management Ordinance, Chapter
15A of the County Code, has been adopted in order to comply with the

requirements of the HUD-sponsored Federal Flood Insurance Program in which -

this County is participating.

Fire

"Areas of moderate fire hazard within urban areas of the coastal zone
are restricted to hilly sections of the Carpinteria Valley and Summerland.
High fire conditions also exist west of Ellwood in rural. areas of the



coastal zone. Developments within any of the-hazardous zones in rural
areas will be very low density and subject to stringent building, brush
clearance, access, and water storage capacity restrictions (for fire
suppression purposes) by the County Fire Department and/or the U, S. Forest

Serv1ce.
3.3.3 POLICIES

Seawalls and Shoreline Structures

Policy 3-1: Seawalls shall not be permitted unless the County has deter-

' mined that there are no other less environmentally damaging
alternatives reasonably available for protection of existing
development. The County prefers and encourages non-structural -
solutions to shoreline erosion problems, including beach
replenishment, removal of endangered structures and prevention
of land divisions on shorefront property subject to erosion;
‘and, will seek solutions to shoreline hazards or a larger
geographic basis than a single lot circumstance. Where
permitted, seawall design and construction shall respect to the
degree possible natural landforms. Adequate provision for
lateral beach access shall be made and the project shall be

- designed to minimize visual impacts by the use of appropriate
colors and materials.

Policy 3-2: Revetments, groins, cliff retaining walls, pipelines and
outfalls, and other such construction that may alter natural
shoreline processes shall be permitted when designed to elimi-
nate or mitigate adverse impacts on Tocal shoreline sand.
‘supply and so as not to block lateral beach access.

Policy 3-3: To avoid the need for future protective devices that could
impact sand movement and supply, no permanent above-ground
structures shall be permitted on the dry sandy beach except
facilities necessary for public health and safety, such as
lifeguard towers, or where such restriction would render a -
parcel unusable. : : ‘

Bluff Protection

Policy 3~4: 1In areas of new development, above-ground structures shall be
set back a sufficient distance from the bluff edge to be safe
from the threat of bluff erosion for a minimum of 75 years,
unless such standard will make a lot unbuildable, in which
case a standard of 50 years shall be used. The County shall
determine the required»setback. A geologic report may be
required by the County in order to make this determination.
(See also Policy 4 5 regard1ng protection of visual
resources.)
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Policy 3-5:

Policy 3-6:

Policy 3-7:

-~
\\
~

Within the required blufftop.setback, drought-tolerant vegeta-
tion shall -be maintained. Grading, as may be required to estab-
1ish proper drainage or to install landscaping, and minor
improvements, i.e., patios and fences that do not impact bluff
stability, may be permitted. Surface water shall be directed

“away from the top of the bluff or be handled in a manner satis-

factory to prevent damage to the bluff by surface and percolat-
ing water. '

Development and activity of any kind beyond the required bluff-
top setback shall be constructed to insure that all surface -
and subsurface drainage shall not contribute to the erosion of
the bluff face or the stability of the bluff itself.

No development shall be permitted on the bluff face, except for
engineered staircases or accessways to provide beach access, and
pipelines for scientific research or coastal dependent industry.
Drainpipes shall be allowed only where no other less environmen-
tally damaging drain system is feasible and the drainpipes are
designed and placed to minimize .impacts to the bluff face, toe,

" .and beach. Drainage devices extending over the bluff face shall

not be permitted if the property can be drained away from the
bluff face. _ o

Geologic Hazards

Policy 3-8:

Policy 3-9:.

Policy 3-10:

Applications for grading and building permits, and applica-
tions for subdivision shall be reviewed for adjacency to,
threats from, and impacts on geologic hazards arising from
seismic events, tsunami runup, landslides, beach erosion, or
other geologic hazards such as expansive soils and subsidence
areas. In areas of known geologic hazards, a geologic report
may be required. Mitigation measures shall be required where
necessary. : '

Water, gas, sewer, electrical, or crude oil transmission and
distribution lines which cross fault lines, shall be subject
to additional safety standards, including emergency shutoff
where applicable.

Major structures, i.e., residential, commercial, and indus-
trial, shall be sited a minimum of 50 feet from a potentially
active, historically active, or active fault. Greater set-

backs may be required if local geologic conditions warrant.

Flood Hazard Area Overlay Designatibn

The intent of the Flood Hazard Area designation is to avoid exposing
_new developments to flood hazard.and reduce the need for future flood
control protective works and resulting alteration of stream and wetland
environments by regulating development within the 100-year flood plain.
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The flood hazard areas designated on the overlay maps fall within the
100-year flood zone boundaries as mapped by the Federal Insurance
Administration (U. S. Department of Housing and Urban Development).® An
up-to-date set of the HUD maps is available for inspection in the County
Flood Control District Office. A1l development in designated flood hazard
areas and within 50 feet of any stream or river in the area between Ellwood
and the Santa Maria River shall be reviewed by County Flood Control for
conformance with the following policies:

- Policy 3-11: A1l development, including construction, excavation, and

grading, except for flood control proaects and non-structura]
agricultural uses, shall be prohibited in the floodway unless
off-setting improvements in accordance with HUD regulations
.are provided. If the proposed development falls within the
floodway fringe, development may be permitted, provided creek
setback requirements are met and finish floor elevations are

.. above the projected 100-year flood elevation, as specified in
the Flood Plain Management Ordinance.

Policy 3-12: Permitted deveTopment shall not cause or contribute to flood
hazards or lead to expenditure of public funds for flood
control works, i.e., dams, stream channelizations, etc.

3.3.4 HILLSIDE AND WATERSHED PROTECTION

Coastal Act Policies

In addition to Section 30253 which requires that new development
neither create nor contribute significantly to erosion, the Act requires
that biological productivity and quality of coastal waters, streams, and
wetlands be maintained and that deve]opment be sited to minimize alteration
of natural landforms.

30231. The biological productivity and the quality of coastal waters,
streams, wetlands, estuaries, and lakes appropriate to maintain
optimum populations of marine organisms and for the protection of
human health shall be maintained and, where feasible, restored
through, among other means, minimizing adverse effects of waste water
discharges and entrainment, controlling runoff, preventing depletion
of ground water supplies and substantial interference with surface
waterflow, encouraging wastewater reclamation, maintaining natural-
vegetation buffer areas that protect riparian hab1tats, and minimizing
alteration of natural streams.

14up flood hazard mapping has not been completed for all areas of the
County. Most of the streams on the urbanized South Coast area have been
studied in detail. Information on flood hazards in other areas of the
coastal zone is not as comprehensive.
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30251. The scenic and visual qualities of coastal areas shall be
considered and protected as a resource of public importance.
Permitted development shall be sited and designed to protect views to
and along the ocean and scenic coastal areas, to -minimize the
alteration of natural land forms, to be visually compatible with the
character of surround1ng areas, and, where feasible, to:restore and
enhance visual quality in v1sua11y degraded areas. ’

Imp]ementat1on of these sections of the Act requires regulation of
development on h111$1des and watersheds. ‘

Background

Disturbance of h11ls1des2 and watershed lands3 can result in the
Toss of soil and slope stability as well as increased erosion. The removal
of vegetation deprives the soil of the stabilizing function of roots and
this Toss. of soil stability increases erosion and thus lowers downstream
water quality as a result of siltation. Wetlands and streams are particu-
larly impacted by increased siltation. Heavy rains on unstable slopes can
produce landslides, slumps, and flaws, especially in steeply sloping
areas.

Disturbance of hillsides and watershed lands by development may also
alter the natural drainage pattern and thus produce increased runoff and
erosion. Removal of vegetative cover decreases percolation of precipita-
tion into-the soil, thereby reducing the amount of groundwater recharge and
adding water to runoff that would ordinarily be transpired by trees and
shrubs.. Construction of impervious surfaces, such as roads and buildings,
also decreases the amount of groundwater percolation and increases the
amount of runoff., Increased runoff, in addition to producing intensified
erosion, creates downstream flood hazards. Moreover, runoff from land
surfaces is often contaminated with a variety of industrial, agricultural,
commercial, or household residues. The most serious pollution problems
often result from persistent erosion of soil, from fertilizers and biocides
applied to the land, and from nutrients-and toxic substances in watershed
discharges. Estuaries are the termini for coastal watershed drainage
systems and therefore such substances tend to concentrate in them.

¢ .

‘Disturbance of hillside and watershed Tands can result in high costs
to.a community. For example, degradation of hillsides as a result of
erosion, landslides, and loss of vegetation can reduce scenic values,
decrease real estate values, and impact the tourist industry. In addition,
poorly designed and constructed hillside developments can frequently result

24illsides are defined as lands with slopes exceeding 20 percent.
3yatersheds are defined as regions or areas drained by a network of

surface or subsurface watercourses and have potential. for impacts on
coastal streams, wetlands, estuaries, and groundwater basins through runoff
and percolation. ' '
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in substantial costs to the public, either for repairs or for protective
measures to prevent further damage. Increased runoff and sedimentation
from denuded hillsides require increased public expenditures for flood

"~ control and storm water management, Decreased biological productivity of

coastal streams and wetlands has even farther-ranging public costs.

Protection of hillsides and watersheds is, therefore, necessary to 1)
minimize risks to life and property. from flooding, slope failure, and land-
slides; 2) insure continued biological productivity of coastal streams and
wetlands; 3) protect groundwater resources; and 4) preserve scenic values.

Policies

In order to ensure the long-term preservation of the biological
productivity of streams and wetlands, protection of visual resources, and

- the prevention of hazards to life and property, the following policies

shall apply to all construction and development, including grading and
major vegetation removal, which involve the movement of earth in excess
of 50 cubic yards.

Policy 3-13: Plans for development shall minimize cut and fill operations.
Plans requiring excessive cutting and filling may be denied if
it is determined that the development could be carried out
with less alteration of the natural terrain.

Policy 3-14: All development shall be designed to fit the site topography,
soils, geology, hydrology, and any other existing conditions
and be oriented so that grading and other site preparation is
kept to an absolute minimum. Natural features, landforms, and
native vegetation, such as trees, shall be preserved to the
maximum extent feasible. Areas of the site which are not .
suited to development because of known soil, geologic, flood,
erosion or other hazards shall remain in open space. B

Policy 3-15: For necessary grading operations on hillsides, the smallest
practical area of land shall be exposed at any one time during
development, and the length of exposure shall be kept to the
shortest practicable amount of time. The clearing of land

" should be avoided during the winter rainy season and all
measures for removing sediments and stabilizing slopes should
be in place before the beginning of the rainy season.

Policy 3-16: Sediment basins (including debris basins, desilting basins, or
silt traps) shall be installed on the project site in conjunc-
tion with the initial grading operations and maintained
through the development process to remove sediment from runoff

- waters. All sediment shall be retained on site.unless removed
to an appropriate dumping location.
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Policy 3-17:

. Policy 3-18:

Policy 3-19:

Policy 3-20:

Policy 3-21:

Policy 3-22:

Temporary vegetation, seeding, mulching, or other suitable

stabilization method shall be used to protect soils subject to

erosion that have been disturbed during grading or
development. All cut and fill slopes shall be stabilized
immediately with planting of native grasses and shrubs,
or with accepted landscaping

appropriate nonnative plants,

practices.

I ) :
Priovisions shall be made to conduct surface water to storm

drains or suitable watercourses to prevent erosion.
“devices shall be designed to accommodate increased runoff

Drainage

-resulting from modified soil and surface conditions as a

result of development.

Degradation of the water quality of groundwater basins,
streams, or wetlands shall not result from development of the

site. Pollutants,

sewage, and other harmful waste,

such as chemicals, fuels,
shall not be discharged into

Tubricants,

t. Water runoff shall be retained on-site
~whenever possible to facilitate groundwater recharge.

nearby

raw

‘or alongside coastal streams or wetlands either during or

after construction.

A11 development within the coastal zone shall be subject to
the slope density curve (Plate A) of the County Zoning

Ordinance No. 661 (Article VII,

Section 20).

However,

in no

case shall above-ground structures, except for necessary
utility lines and fences for agr1cultura1 purposes, be s1ted
on undisturbed slopes exceeding 40 percent.

Where agricuTtural development will involve the construction
of service roads and the clearance of natural vegetation for
orchard development on slopes of 30 percent or greater a

brush removal permit shall be required.

Where agricultural deve]opment-wi]] involve the construction
of service roads and the clearance of natural vegetation for
orchard development on slopes of 30 percent or greater, cover
cropping or any other comparab]e means of soil protection
shall be utilized to minimize erosion until orchards are
mature enough to form a vegetat1ve canopy over the exposed

earth.
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3.4 VISUAL RESOURCES

3.4.1 COASTAL ACT POLICIES
x
- 30251, The scenic and visual qualities of coastal areas shall be
considered!and protected as a resource of public importance.
Permitted development shall be sited and designed to protect views to
and along the ‘ocean and scenic coastal areas, and, where feasible, to
restore and enhance visual quality in visually degraded areas. New
development in highly scenic areas such as those designated in the
California Coastline Preservation and Recreation Plan prepared by the
Department of Parks and Recreation and by 1local government shall be
subordinate to the character of its setting.-

3.4.2 PLANNING ISSUES

The scenic resources of Santa Barbara's coastal zone are of incalcu-
lable value to the economic and social well-being of Santa Barbara County.
The beauty of the Santa Barbara coastline is world-renowned; it is the
basis of the County's strong tourist and retirement economies and is a
source of continuing pleasure for the local populace.

The visual resources of the coastal zone include its beaches, sand
dunes, coastal bluffs, headlands, wetlands, estuaries, islands, hillsides
and canyons, upland terraces and plains, and its rivers and streams. These
resources are vulnerable to degradation through improper location and scale
of building development, blockage of coastal views, alteration of natural
landforms by poor cutting, grading, and filling practices, and by poor
design or placement of roadside signs and utility lines. The primary
concern of the Coastal Act is to protect views to these scenic resources

. from public areas such as highways, roads, beaches; parks, coastal trails

and accessways, and vista points.

Local policies which have visual resource implications are developed
in the County's zoning, subdivision, and other ordinances. These include
the Beach Development (BD) and the Exclusive Agriculture (A-1-X) zone
restrictions, Ordinance #2188 governing the County's Board of Architectural
Review (BAR), Division 8 of the County's Subdivision Ordinance pertaining
to Special Treatment Areas, and County Sign Ordinance #2077.

The "BD" zone is in effect from Jalama to Ellwood and in Summerland.
It is intended to "preserve and protect a limited natural resource, ocean
beaches; ... to control construction of developments at sea level that may
be threatened by destruction from ocean storms; to control construction on
blutfs which may be threatened by collapse of beach bluffs caused by
erosion, slides, or slippage of such bluffs; and to control the construc-
tion of sea walls and groins which might disrupt the littoral drift of sand
along the coastline and cause erosion in the vicinity of such walls and
groins.” In general, the restrictions of the "BD" zone serve to limit
construction on beaches to recreational facilities and establish a 15-foot
or one story building height maximum for structures. Such restrictions
have indirect visual resource protection implications since they reduce
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unnecessary development on beaches and control the scale of permitted
developments. However, the zone does not assure that permitted development
is sited and designed to protect views to and along the ocean and scenic
coastal areas or that it is visually compatible with the character of the
surrounding areas as required by the Coastal Act. This is because the zone
~extends inland only to the bluff line and therefore does not affect resi-

~ dential structures on top of the bluffs. In addition, the fact that the
“BD" zone allows development.on the beach for other than public safety and
welfare purposes appears to be 1ncompat1b1e with the intent of the Coastal
Act.

Views of scenic bluffs from beaches are not protected by the "BD" zone
nor are they protected by blufftop setback requirements developed by the
Public Works Department. The latter establishes a setback of 30 feet in
Isla Vista (see Section 3.3 on Hazards) and on a case-by-case basis else-
where. These setback regulations were formulated for safety purposes with-
out regard to visual considerations.

The County's "A-1-X," Exclusive Agricultural Zone, does address some
of the visual problems associated with greenhouse development in the
Carpinteria Valley. The zoning standards require that hothouses, green-
houses, or other plant-protection structures be set back at least 50 feet
from the centerline of any street and require landscaping which, within
five years, will "reasonably block the view of any structures and on-site
parking areas from outside of the property.” Landscaping along all streets
is also a requirement of the A-1-X zone, but the degree of view blockage is
not specified. While increased setbacks for greenhouse development from
public streets and residential areas are needed (see Policy 8-6, Section
3.8), the existing landscaping requirements of the A-1-X zone are adequate
to mitigate the visual impacts of greenhouses.

County building height standards, which in most zones permit two-story
structures of up to 35 feet in height, are not necessarily sensitive to
- visual resource protection. For example, a building of 35 feet located on
a low coastal bluff set back 30 or 50 feet can be highly visible from many
vantage points along a beach, and may consequently degrade the natural
scenic value of the bluff. Further setbacks and/or height restr1ct10ns are
needed to ensure protection of views.

The County's Board of Architectural Review (BAR) process is sensitive
to visual resource concerns, including building mass, relationship of
buildings to topography, and compatibility of buildings with the immediate
area, but BAR's jurisdiction is limited, since not all zones are subject to
review. Only areas which fall under "D", Design Supervision Combining
Regulations, are under review by the County's Board of Architectural
Review, although Summerland, Hope Ranch, Hollister Ranch, and the Embarca-
dero tract have their own review committees. All development in Montecito,
which is governed by its own zoning ordinance #453, is subject to review by
the County BAR. While the "D" designation is in effect for many critical
undeveloped parcels in the coastal zone, there are large vacant waterfront

-34-



parcels which are not subject to design review. Furthermore, BAR policy
does not contain language which encourages the protection of views to and
along the ocean/ and scenic coastal areas nor the ' restoration and enhance-
ment of visual gua11ty in visually degraded areas." While these concerns
may be operative in practices of the BAR, they are not spelled out .in the -

BAR's "Standards of Architectural Rev1ew.

The "Special Treatment" section of the County's Subdivision Ordinance

.. contains policies which are directed to the protection of hillsides as a

visual resource. This section notes that extensive hillside areas in the
County dominate the view from the most heavily travelled and highly
developed areas. Many of these same areas are subject to building
construction and. grading operations or the removal of the native cover
which can substantially affect the natural scenic background for such
travelled and developed areas. The "Special Treatment" section recommends
that subdivisions and other developments "shall be designed to preserve, to
the extent which is reasonable and feasible, the natural appearance of
extensive hillsides." It instructs the Subdivision Committee to require
grading which preserves the natural contours of Tand, retain trees and
other native vegetation, minimize road cut scarring, reduce grading, and

-establish Tandscaping to conceal raw-cut slopes. Though the scope and
. purpose of the "“Special Treatment" designation would appear consistent with

the policies of the Coastal Act, developments of fewer than five units are
not subject to 1ts provisions.

The Recreational District is another existing zoning policy which

~acknowledges the importance of wvisual resources, though it has not been

used to date. The purpose of the District is to protect and enhance areas
which have both active and passive recreation potential because of their
beauty and natural features. It would restrict building heights to 2.5
stories, establish bluff setbacks of 50 feet when a bluff is more than 50
feet in height, and require Board of Architectural review for development
proposed within the zone.

The County Sign Ordinance No. 2077 is sensitive to the v1sua1 1mpacts
of ‘signs. The effect of the ordinance is to subordinate signs to man-made
and natural features. One of the significant features of the ordinance is
its restrictions on billboards. Billboards are categorized as an "off-
premise” sign and allowed only.in heavy industrial and heavy commercial
districts. Length and width limitations set forth in the ordinance are

- smaller than the standard billboard sign. A number of billboards do exist

in the County coastal zone which, due to their size and location, impact on
coastal visual resources. These signs are located on the upland terrace
shelf north of Highway 101 between Ellwood and Gaviota; their 1ega1 status
expired in May 1979. o
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3.4.3 POLICIES

Policy 4-1:

Policy 4-2:

Policy 4-3:

‘Policy 4-4:

Policy 4-5:

Policy 4-6:

Policy 4-7:

“Areas within the coastal zone which are now required to obtain
-approval from the County Board of Architectural Review,

because of the requirements of the "D"-Design Supervision
Combining Regulations or because they are within the
boundaries of Ordinance #453, shall continue to be subject to
design review. In addition, developments in all areas desig-
nated on the land use plan maps as Commercial, Industrial, or
Planned Development and residential structures on bluff: top
lots shall be required to obtain plan approval from the County
BAR.

Al éommerc1al, industrial, planned development, and green-
house projects shall be required to submit a 1andscap1ng plan

to the County for approval.

In areas des1gnated as rural on the land use plan maps, the
height, scale, and design of structures shall be compatible
with the Charactér of ‘the surrounding natural environment,

‘except where technical requirements dictate otherwise. Struc-
tures shall be subordinate in appearance to natural landforms;

shall be designed to follow the natural contours of the land-
scape; and shall be sited so as not to intrude 1nto the sky-
l1ne as seen from public viewing places.

In areas designated as urban on the land use plan maps and in
designated rural neighborhoods, new structures shall be in
conformance with the scale and character of the existing

- community. Clustered development, varied circulation

patterns, and diverse housing typés shall be encouraged.

In addition to that required for safety (see Policy 3-4),
further bluff setbacks may be required for oceanfront struc-
tures to minimize or avoid impacts on public views from the
beach. Blufftop structures shall be set back from the bluff
edge suff1c1ent1y far to insure that the structure does not
1nfr1nge on views.from the beach except.in areas where exist-
ing structures on both sides of the proposed structure already
impact public views :from the beach. In such cases, the new

~structure shall be located no closer to the bluff's -edge .than

the adjacent structures.

Signs shall be of size, location, and appearance so as not to

detract from scenic areas or views fram pub11c roads and other

viewing points.

Utilities, 1nc1ud1ng television, shall be placed underground
in new developments in accordance with the rules and regula-
tions of the California Public Utilities Commission, except
where cost of underground1ng wou]d be so high as to deny
service.
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Policy 4-8: The County shall request the State of California to designate

that portion of Highway 101 betiween W1nchester’Canyon and
Gav1ota State Park as a “Scenic H1ghway

3.4.4 VIEN CORRIDOR OVERLAY DESIGNATION

The Coastal Act mandate for the protection of visual resources is
broad, requiring the protection of the scenic and visual gqualities of
coasta1 areas. Since the County'’s coastal area is world renowned for its
beauty, the entire coastal zone could be subject to a visual resource
protection overlay designation. Such a blanket designation is impractical;
the general visual resource protection policies in the preceding section
are intended to protect the County's scenic quality. The View Corridor
Overlay designation is a special tool which is intended to give additional
protection to areas where there are views from a major coastal road to the
ocean. Highway #101, which parallels the ocean throughout much of the
South Coast, affords many thousands of travellers scenic ocean vistas.
Protection of this visual resource, a view corridor to the ocean, requires
special treatment. Therefore, all areas in the County where there are
views from Highway #101 to the ocean are shown on the land use maps with a
View Corridor Overlay designation.. All development in these areas shall be
reviewed by the County Board of Architectural Review for conformance to the
following policies:

Policy 4-9: Structures shall be sited and designed to preserve unob-
‘ structed broad views of the ocean from Highway #101, and
shall be clustered to the maximum extent feasible.

Policy 4-10: A landscaping p]an'shall be submitted to thedeunty for
: approval. Landscaping when mature, shall not impede public
views., o : '

Policy 4-11: Building height shall not exceed. one story or 15 feet above
- average finished grade, unless an increase in height would
facilitate clustering of development and result -in greater
view protection, or a height in excess of 15 feet would not

impact public views to the ocean.

NOTE: There are policies in other sections of the plan which; when imple-

mented, will result in protection of coastal visual resources. These

include policies for the preservation of habitat resources (Section 3.9)
and protection of bluffs, h11ls1des, and watersheds (Section 3.3).
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3.5 HOUSING

3.5.1 COASTAL ACT POLICIES

Section 30213. Lower cost visitor and recreational facilities and _
housing opportunities for persons of Tow and moderate income shall be
protected, encouraged, and, where feasible, provided. ... New housing
in the coastal zone shall be developed in conformity with the

- standards, policies, and goals of local housing elements adopted in
accordance with the requirements of subdivision (c) of Sect1on 65302
of the Government Code.

3.5.2 PLANNING ISSUES

The coastal area of Santa Barbara County is an especially desirable.
place to live. People of all economic sectors have chosen to locate in
this area, particularly in the urbanized areas of the South Coast, and this
has created a wide diversity of life styles and housing needs. - As housing
costs have soared in recent years, accommodatlng the housing needs of all

“economic levels has become an important local issue, evidenced by concern

over rent control, interest in condom1n1um convers1ons, and format1on of
hous1ng cooperatives.

The housing policies of the Coasta] Act focus pr1mar11y on the needs
of persons of low and moderate income. Within the County's coastal zone,
substantial housing opportunities for low and moderate income households
currently exist in areas such as Summerland and Isla Vista; these opportu-
nities need to be protected. In these and other segments of the coastal
zone, new low and moderate income housing units need to be provided as
we]]. At present, the County is addressing the housing needs of persons of
low and moderate income primarily through the Federal rent subsidy program
administered by the County Housing Authority and proposed housing rehabili-
tation programs through Community Development Block Grant funding. Addi-
tional County housing policies for the coastal zone will be necessary to
satisfy the requirements of the Coastal Act, as will be borne'out in the
following discussion of the housing issues and recommended policies for
addressing them.

Protecting Existing Low and Moderate Income Housing Opportunities

The Coastal Act requires that existing low and moderate income housing
opportunities be protected. Many of these housing opportunities are found
in multiple-unit apartment complexes and in older residential neighborhoods
where the.housing stock, including both single family and multiple units,
is often in poor condition. Removal of these housing opportunities, either
through conversion of comparatively lower cost apartment rentals to more
expensive owner-occupied units or demolition of existing units, can
displace low and moderate income people if adequate housing alternatives
are not available within the lTocal area.
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In several areas of the coastal zone from Ellwood to Carpinteria,
e.g., Isla Vista, portions of Goleta, and Summerland, a large proportion of
the existing hous1ng stock is in need of major repair. This finding is
based on a County-wide Housing Condition Survey completed in June 1977,

which provided the County with an inventory of exterior housing cond1t1ons.'

According to this'survey, forty-one percent (841%) of the single family:
residences in Summerland are in need.of rehabilitation -("C" condition; see

- Appendix A). These older, reparable dwelling units which provide substan- .

tial housing opportun1t1es for Tow and moderate income households need to
be preserved.

The County has received Community Development Block Grant funding to
initiate a "pilot" housing rehabilitation program in Summerland and Carpin-
“‘teria in 1980. These and other rehabilitation efforts need to.be encour-
aged to protect existing 1ow and moderate income hous1ng opportun1t1es.

Demol1t1on and Rep]acement of Ex1st1ng Low and Moderate Income Hous1ng
Units .

Demolition of dilapidated housing ("D" condition) is sometimes
required for health and safety reasons, resulting in the displacement of
Tow or moderate income households. This is particularly a problem in
rental situations. In some cases, replacement of the low and moderate
~income units that have been removed is necessary to protect housing oppor-
tunities. A determination of the number of units to be replaced needs to
be made on a case-by-case basis, reflecting the housing needs of the commu-
nity. In other instances, a Tand use other than residential may be
preferred following removal. For example, pockets of low income housing

off of South Fairview Avenue in Goleta are located under the flight line of

the airport and intermingled with commercial and industrial uses; because
of health and safety considerations.and incompatibility with adjacent uses,
commercial or industrial land use may be better here. In such cases, it
will be necessary to replace the Tow and moderate income units that are
removed in other areas w1th comparable prox1m1ty to public services and
employment.

Conversion of Existing Apartment Units'to Condominiums

Conversion of apartment units to condominiums can have the effect of
decreasing rental opportunities for persons of low and moderate income.
According to a recent housing study conducted for the South Coast area, Tow
income househclds tend to reside in larger, multiple-unit apartment
complexes (General Research Corp., An Evaluation of the Housing Market for
UCSB Students, April 1977). Conversion of these comparatively Tower cost

rental units to condominiums need to be carefully monitored to prevent
displacement of low and moderate income persons, particularly on the South
Coast where the vacancy rate for rental units is very low.
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(According to the 1975 Special Census, the average vacancy rate for the
County was four percent. At the present time, the vacancy rate on the

- South Coast is estimated to be close to one percent, based on the results
~of a survey conducted by the County Planning Department in the spring of

1978).  In April 1979, the County adopted an emergency condominium conver-
sion ordinance.’ According to this ordinance, the County will deny a
conversion which results in the involuntary displacement of any of the
existing tenants within five years of approval. :

Encouraging and Providing for New Low And Moderate Income Hous1ng

Accord1ng to the policies of the Coastal,Act new low and moderate

“income housing shall be provided where feasible, in conformity with the

goals and policies of the local housing element. The principal deterrent
to implementing this policy is that the high costs of land and construction
may preclude the building of units which are affordable to persons of low
and moderate incomes. However, the need for affordable housing is _
presently a major issue County-wide and must be addressed in both the LCP
and County's Housing Element. Other factors which need to be considered in
determining the amount and type of new housing in the coastal zone are the
employment characteristics of the market area and resource constraints.

Affordability

Overpayment, defined by the Department of Housing and Urban Develop-
ment as housing payments in excess of 25 percent of gross monthly income,
is currently the most severe housing problem in Santa Barbara County for
renters and owners. According to the 1975 Special Census, 47.4 percent of
all rental households in the County and 53.4 percent of the rental house-
holds in the South Coast housing market area exceeded the 25 percent
standard. A consistent pattern has emerged throughout the County that low
and moderate income households spend a larger proportion of their incomes
for rent than do higher income families. Among the poorest households,
those earning less than $4,000 in 1974, the median proportion of income
spent as rent varied from 43 percent to 100 percent of gross income.

Also, households in multiple units pay a higher percentage of gross income
for rent compared to households renting single family, 2-to-4 units, or
mobile homes. In 1974, overpayment affected 21,000 households in the
County with the very low income households accounting for 46.6 percent of
these. Given the high incidence of overpayment among lower income house-
holds on the South Coast and, thus, the need for affordable housing, inclu-
sionary housing provisions and 1ncent1ves for construct1ng new low and
moderate income housing are needed. .

Relationship with Employment Opportunities
Employment opportunities in a housing market area play a large role in

determining the type. of housing that is needed. Thus, the housing policies
of the LCP must be related to the land use plan and its implications for
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the future growth of the County. For example, Coastal Act priorities for
the preservation of agriculture are reflected in the land use plan which
establishes agriculture as a long-term land use. Such land use decisions
will certainly sustain, if not increase, the demand for farm laborers and
significantly impact the housing market for areas such as the City of
Carpinteria. Construction of the LNG facility at Point Conception or the
space shuttle at Vandenberg Air Force Base would bring hundreds of
construction workers to these coastal areas and greatly affect the demand
for temporary and permanent housing in the County. Also, visitor-serving
commercial uses, which are priority uses under the Coastal Act, provide
many service-oriented jobs for low and moderate income people. All of
these potential employment effects need to be linked to their impacts on
the housing market at the time new development is proposed.

Resource Constraints

Water moratoria currently are in effect for the Goleta, Montecito, and
Summerland water districts. Thus, new housing in these areas is directly
dependent™on the use of private wells. In the Carpinteria County Water
District, a*limited water resource situation prevails and priorities for
the remaining water supply need to be established. New development
throughout the coastal zone must be tied to the availability of resources
and phased according to local plans for expansion of public services, i.e.,
water, sewer, and roads.

3.5.3 RELATIONSHIP TO THE COUNTY'S PROPOSED HOUSING ELEMENT

~ The housing component of the Local Coastal Program builds upon the
work that is currently being. done toward development of a Housing Element
for the County's Proposed Comprehensive Plan. The LCP housing component
draws as much as possible on the housing needs analyses and program recom-
mendations that have been prepared to date in conjunction with the Housing
Element, since LCP and County housing policies must be in conformity. In
addition, the housing component of the LCP focusses on housing opportuni-
ties for persons of low and moderate income. To this end, special LCP
needs analyses are reflected in the .planning area discussions of the land
use plan (Chapter 4). It should be noted that separate housing components
are being prepared by the Cities of Santa Barbara and Carpinteria for their
- respective jurisdictions in the .coastal zone.

As outlined in preliminary drafts of the Housing Element, the County
is divided into five housing market areas (HMA): Lompoc, Santa Maria,
Santa Ynez, Cuyama, and the South Coast (Gaviota to the Ventura County
line). Of these, the South Coast is the only market area in which major
portions of the coastal zone are urbanized; and, within this market area,
housing is a coastal planning issue for the urban area from Ellwood east to
Carpinteria. The coastal zone west of Ellwood to Gaviota, through the
Hollister and Bixby Ranches, and north to Guadalupe, is rugged and rural.
Housing in this area is primarily incidental and necessary to agricultural
operations. Therefore, in the LCP, the coastal zone from Ellwood to the
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Ventura County line is viewed as one housing market area within which
existing Tow and moderate income housing opportunities are identified and
deficiencies addressed. Housing issues for each planning subarea (Goleta,
including Isla Vista and Hope-Ranch; Montecito; Summerland; and the Carpin-
teria Valley) are then evaluated in the context of the total market area.
This approach has led to the formulation of general housing policies which
apply to the County's entire coastal. zone, as well as additional local
policies and actions for individual p]ann1ng areas. o

3.5.4 POLICIES AND ACTIONS

Policy 5-1:.

3Po]icy 5-2:

Policy 5-3:

Affordable lTow and moderate income housing shall be defined as
housing which is capable of being purchased or rented or is
occupied by low and moderate income households (see Appendix A
for definition of low and moderate income). A dwelling unit
is capable of being purchased by a Tow or moderate income
household if the total purchase price of the unit does not
exceed three and one half (3.5) times the annual income of the
low or moderate income purchaser for whom the unit is intended
to provide a housing opportunity. A dwe111ng unit is capable
of being rented by a low or moderate income household if the

. monthly rental cost does not exceed 35% of the gross monthly
-household income of the renter. However, these ratios may be
“adjusted from time to time to reflect lending practices,

interest rates, association fees, and other changes which may
affect the ability of low and moderate income persons to

purchase or rent the units.

To protect existing low and moderate -income hous1ng opportuni-
ties, rehabilitation programs for areas in need shall be

v'developed.

Action

The County shall identify areas which meet the requirements
for government-funded rehabilitation programs, prepare the -

" necessary applications. for funding, and develop programs for

implementation, including but not limited to a pilot rehabili-

tation program in Summerland and Carpinteria effective 1979,

through the use of Community Development Block Grant funds
wh1ch have been approved for this purpose.

Dem011t1on‘of ex1st1ng Tow and moderate income housing of four
or more units shall not be permitted unless:

a. démo]ition is ﬁecessary for hea1th and safety reasons, or
b. the costs of rehabilitation of the units would result in

~ housing costs which would not be affordable to low and
moderate income households, or
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" Policy 5-4:

c. the units to be demolished are replaced on a one-for-one
basis.

Where demolition is permitted, the County shall request that

displaced tenants be given pr1or1ty for public housing ‘

assistance programs or require other reasonable assistance in
seeking comparable housing.

Conversion of apartment complexes of five units or more to
condominiums or stock cooperatives shall not be permitted
where 50 percent or more of the units are rented by persons of
lTow or moderate income who wou]d be displaced by such ,
convers1on unless:

a) comparable rental units are available within the same
housing market area for displaced low or moderate income

~_  persons, as evidenced by a five percent rental vacancy

factor for six months preceding conversion, and

b) tenants have been given notice of intent to convert at
least 120 days prior to conversion and first option to
purchase the proposed condominiums, and two-thirds of the
low or moderate income tenants have chosen to exercise
‘their purchase option; or

¢) the new monthly home ownership costs are affordable to Tow

or moderate income households.

Action

1. The applxcant shall prov1de the County P]ann1ng Department
with the following 1nformat1on

'a) percentage of low or moderate income renters 18 months
prior to the proposed conversion, and

b) the number of low or moderate income tenants who chose~

to exercise the option to purchase one of the
condominijum units.

2. The County Planning Department shall determine the vacancy

: factor in the housing market area six months preceding
conversion and the ava11ab111ty of comparable rental
housing. .

Following these and other determinations that may be required
for consistency with other provisions of this plan, the
Planning Department staff shall recommend approval or denial
of the project to the Planning Commission,
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Policy 5-5:

dPo]icy 5-6:

Policy 5-7:

The Housing Element shall be included as a policy for new.
construction in the Local Coastal Plan when said Housing
Element is approved by the County. In the interim, to the
maximum extent feasible, all new residential development of
ten or more units shall include provisions for low and
moderate income housing. The County shall determine which of

the following alternatives for accomp11sh1ng this objective is

most appropr1ate.

a. The County may allow a density bonus not to exceed 25
percent of the total number of units permitted under the
land use plan to facilitate the inclusion of Tow and
moderate income housing.

b. If the County determines that inclusion of low and
moderate income units is infeasible in the proposed
deve]opment project, the County may require an in lieu fee
for provision of low and moderate 1ncome hous1ng at
another appropriate location.

‘c. In areas where the County finds that there is a critical

need for low and moderate income-housing and that _
inclusion of such housing in the development project could
‘reasonably be accomplished given the density specified in
the land use plan, the location of the project, and other
factors, the County may require the inclusion of low and
moderate income hous1ng as a condition of prOJect

" approval,

" To ensure that the required low and moderate income housing

remains affordable to persons of low and moderate income over .

‘time, measures such as .resale control, rental agreements, or

deed restrictions shall be required for a period of no less
than 25 years.

In. large residential developments of 20 units or more, housing
opportunities representative of all socioeconomic sectors of
the community shall be preferred. Such developments would
include a range of apartment sizes (studios, one, two, three,
and four bedroom units) and a mix of housing types _
(apartments, condominiums, and single family detached) to

provide for balanced hous1ng opportunities, where feasible.

Review and eva]uat1on of proposed res1dent1a1 developments ,
necessary to carry out the policies set forth in this housing
component shall be performed by the planning analyst who is
respons1b1e for implementation of the County's Housing
Element.

The duties of this staff position shall include: (1) staff
analysis of proposed residential projects in the coastal zone

~to determine appropriate incentives for the applicant to
construct new low and moderate income housing; (2) require-
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ments or conditions for approval to obtain the necessary
number of low and moderate income units; and (3) mechanisms
for ensuring that Tow and moderate income units are retained
-as .affordable units over the long term.

‘Policy 5-8:  Administration of housing programs shall be shared and
coordinated as much as possible with agencies such as the Area
Planning Council and' County Housing Authority to. avoid addi-
tional staffing requ1rements and 1ncreased costs to the
County. :

Policy 5-9: To provide for a ba]anced housing mix that will accommodate
~all economic segments of the.community, review and approval of
, new development in the coastal zone, i.e., agriculture, :
~ coastal -dependent industry, visitor-serving commercial, etc.,
S shall include an assessment of its growth-inducing 1mpacts on
" housing needs. The provision .of adequate housing should be a
necessary coro]]ary 'to new growth-inducing deve]opments.

Policy 5-10: In the areas des1gnated for commercial uses_on the land use
- plan maps, residential development shall be a permitted
secondary. use “subject to a conditional use permit, and -
existing residential uses shall be considered permltted uses.
rather than Tegal non-conforming.uses.

NOTE: An 1mp1ementat10n program adequate to carry out the housing p011c1es
of the land use plan will be prepared in conjunction with development of
“the Housing Element of the County's Comprehensive Plan. The implementation
“program will include required programs. and actions, identification of the
responsible agency or agenc1es and a time frame for accomplishment.

The hous1ng component of the Coastal ‘Plan will be brought into conformity
with the Hous1ng Element of the County's Comprehensive Plan following adop-

tion of the Housing Element by the Board of Superv:sors and approva] by the

Ca]1forn1a Department of Hous1ng and Community Development.
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3.6 INDUSTRIAL AND ENERGY DEVELOPMENT

OUTLINE

©3.6.1 COASTAL ACT POLICIES

The Coastal Dependency Criterion

.0i1 and Gas Development

Thermal Power Generating Plants
Liquefied Natural Gas =

Other Coasta] Dependent Industrial Uses

SUMMARY OF PLANNING ISSUES
. -OIL'AND GAS DEVELOPMENT

- Background :
Planning :Issues and Scenarios
Existing County Regu]at1ons for 0il1 and. Gas Deve]opment

LAND USE PLAN PROPOSALS

-.011 and Gas Wells
0i1 and Gas Processing Fac111t1es
Marine Terminals
Pipelines
Power Transmission Lines
Piers and Staging Areas
Other Coastal Dependent Industrlal Fac111t1es

3.6.5 THERMAL POWER PLANTS

3.6.6 LIQUEFIED NATURAL GAS

3.6.1 COASTAL ACT POLICIES

The Coasta1 Act, while emphas1z1nq protection, enhancement, and restora-
‘tion of coastal resources, recogn1zes that energy related development is
necessary for the social and economic well-being of the State. and the
Nation. The basis for allowing energy deve1opment in the coastal zone is
Section 30001.2, which states:

30001.2. The Leg1s]ature further finds and declares that, notwith-
standing the fact electrical generating facilities, refineries, and
coastal-dependent developments, including ports and commercial fishing
facilities, offshore petroleum and gas development, and liquefied
natural gas facilities, may have significant adverse effects on
coastal resources or coasta] access, it may be necessary to locate
such development in the coastal zone in order to ensure that inland as
well as coastal resources  are preserved and that orderly economic
development proceeds within the-state.
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The Act also contains provisions for.several types of energy develop-
ment, including oil and .gas development, thermal power plants, liquefied
natural gas, and other related facilities.  These policies are listed for
.each of the major energy facility categories in the following sections.

The Coastal Dependency Criterion

The Coastal Act policies addressing industrial development distinguish -

between coastal dependent and other development. According to Section
30101 of the Act, coastal dependent development or use means that "which
requires a site on, or adjacent to, the sea to be able to function at all.”
Examples of coastal dependent energy facilities include: o0il and gas
separation and treatment facilities supporting offshore petroleum develop-
ment, marine terminals, and liquefied natural gas terminals.  Onshore oil
wel]s are not. cons1dered to be coastal dependent since their functioning is
dependent on a location near the oil resource, not the sea. Electrical

- generating plants and oil refineries may o